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A BILL FOR AN ORDINANCE

RELATING TO THE TRANSIT-ORIENTED DEVELOPMENT SPECIAL DISTRICT.

BE IT ORDAINED by the People of the City and County of Honolulu:

SECTION 1. Purpose, The purpose of this ordinance is to expand the transit-
oriented development (‘TOD’) special district to include one additional Honolulu Rail
Transit Project station area and to incorporate land use standards and guidelines for
that area based on the recommendations in the Halawa Area TOD Plan.

SECTION 2. Section 21-9.100-2, Revised Ordinances of Honolulu 2021
(Neighborhood TOD Plans”). is amended by adding subsection (i) to read as follows:

Iii) The riniary desiqn objectives of the Halawa Area TOD Plan are as follows:

(jJ Develp a TOD-oriented sports and entertainment district tied to the
stadium in the Halawa (Aloha Stadium station area:

(2) Establish a_gateway corridor connecting the raf! statbn and stadium: and

j Concern rate ai I eclectic mix of street-level retail with consistent frontage
along Salt Lake Boulevard.”

SECTION 3. Section 21—9.100-8. Revised Oronianoes of Honolulu 2021
(‘General requii’crnents and development standards”), is amended by amending
subsection (a) to read as fotiows:

a S,Ie ‘.‘eiooii;e. ri cl clss;ui 3(3: iLsnas. [ia;
-

D’nen sta nun RI C are as
estab!isned for the uncledvin.q base zonnc district except as proc cad

1 ) Densirs ancnt-:n11.

A) Tue maximum FAR Is as prescribed by the underlying zonincj
tot. LI hess modified hi l’oug[i a special district part it or PD-T

oei’mit. through which an applicant may seek approval to exceed
toe base FAR up to a maximum FAR as follows:

1 D-616(23)
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A BILL FOR AN ORDINANCE

1Bx3tApartmentand lndustrialandi•
Apartment Industrial• andB-2

-Mixed Use Mixed UseDistricts• I Districts Districts

________

iRefer to Table Refer to TableBaSeFAR 2.5
21-33 21-35

Maximum FAR with Minor
35 l.2xBaseFAR l2xBaseFARspec I DtriCtPerrTuz! —---J-

-

Maximum FAR with PD-T
7.0 2.0 x Base FAR 2.0 x Base FARApproval

—
.

(B) The open space bonus provisions of § 21-3.110-1(c) and 21-
3.120-2(c) are not applicable.

(Ct In the apartment mixed use districts, the rnax!mum commercial use
density and cC6It.Otl I’O\’ISIQ9S Of § 21-3.90-i (C) and Table 21-
3.3 n—iay be mortified through a special district permtt if Il’ie
proposed development meets the ohject’es of the TOD special
clistnct. as erfliriici’aiej in § 21-s. 100-6.

I Henht. Fcr i’i’O xti urn height riot presci inert tc zoi’ncidisti’ct in
tue ohautEN, the aHo-::abia heght is as pescr:i,ed on the zon!nq

‘ri 311)1; untess-mod4ned thrauqha speeil clistrict oP-D—T pei’m$] An
applicant niav seek approval to exceed the base I iei ht Up tO the
parenthetica height identhiecl as the bonus heighl limit on the

/Jea:JphraJbe.1hiL’Iugh a sceccudsarctoPDF
as tcLevis

r’Aaxr-nLu1-i ElSiC)t’Il W]th 1,0’ tt nv.2 tie base hEai(lIlI imct: or
Minor Sueoia] Distrk34 twice the base ‘ioht limit. -‘,vichever
Permtt is loss

Max muril Hoaht wtth 120 feat eve’’ [he base height ndt’ or
Mar Soc i Diatuot ?Niu t ie th na3 c I r’
E’rnm’,t ‘.vdiohe’;er is less

More than 120 fe-st o’er the baseviax{n’iUm Heigh Wi1h
—

-‘ heiont limit: or more than thi’ee times[‘T Approval
. ...

‘the base heant Ini’ t , vjhiciiever is less

:E Vinere a TOD scecial disu’ic pent s sought to achieve heigrrt or
density bonuses. the degree of tiexibitity requesteci mcst he

2
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A BILL FOR AN ORDINANCE

commensurate to the community benefits the development will
provide for the enhancement of the surrounding area. The highest
degree of flexibility may be authorized for those projects that
demonstrate:

(i) The provision of measures or facilities, or both, to promote a
highly functioning. safe, interconnected. muitmodal
circulation system. supporting easy access to, and effective
use of the transit system on a pedestrian scale:

(ii) The provision of open space, particularly usable, safe, and
highly accessible public accommodations. gathering spaces,
or parks. either onsite. within the TOD station area. or at a
public park or gathering space within 400 feet of the same
TOD station area boundary. and

us) An appropriate ix of horiaing and unit types. par:;cMahy
affordabe for-sale, or ‘enrol housing. or h’otn. ocated oii the
project site or ‘vThin the same rai statK)n area as the project
site. Allo:Jable housing lJo’Jded as a community benefit
under this paraqaph must ue ri addition to the affordable
housnq reqriiremerits of Chapter 29, which are based on a
;Dewentacje of [he total n’an’iL,er ol dwelhrig units in the
principal prcect. and inckide higher peiccntaclos foi IPD—’i’.
PD-T and TOt) special district urojects seeking bonus lieicht
oi derisIy. or both.

‘pa ahu’;c notwthstand:iu. rho completed proe’:t must be
to conir:hue posit’ve.’ to The of

the attec’.ted area and the sty. pau} iy vitn regamu to
prcvclIi] a broad mix 0 sea. rliversc hom sing. and dverse
employnient opportUnities. inciuding but not limited to
whetl-ier the construction cvorkl’orce. employed on all phases
of the proleci will be paid no ass than tl prevailing
minimum wages established for puolc works proJects
prrsuai:: to HAS Chauter 1CM.

F: \‘vhen an appltcanr seeks to exoeeo the ease ‘egH! Dr
through a special dsrrict pa rmit, the oNo.v no conclusions ni rst Ce
made’

n
3
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A BILL FOR AN ORDINANCE

(i) Additional project elements that provide community benefits
beyond what would otherwise he required have been
incorporated into the project plan: as described in
§ 21-9.100-9(e):

(U) The increase in height or FAR is reasonably relaterJ to the
level of community benefits provided

(iii) The additional FAIR or height will not be detrimental to the
quality of the neighborhood character or urban design, and
will not negatively impact any adopted public views: and

(iv) The provision of community benefits in conjunction with the
increase in FAR or height will further the goals and
objectives of the TOD special district and the applicable
neighborhood TOD plan.

2) St i/idn;’u area. Within the TOD special district. t:ne buitdinq area st nclarct
for zoninq lots in the apar[rnsnt mixed use and inclu striat mixed-use
districts, as set forth in Tables 21-3.3 and 21 -3.5. respectively, are not
applicable.

(3) Yarclsseihacks. street tanade, and bu!ldtnq placement.

(A Reqr; ad yarns (in eett in a TOE) special disinot are as folLy.

iJI iirpartment and ndustrial and
Standards BMX-3 Aparirnen Mixed Industrial Mixed

Districts Use Distiicts use Districts

Front Alt
Sthack

Non-KEn1
10 None

Fijx’jnurn

KoySret 10 — 15 10

H1chra 15

Front sebacus ‘ray b inoullied posuani no 21 1 O0-SaN3’(C
‘ For Ills purposes ‘‘i !nis s.,tluvIs! ,1. hrqhway’ reterc to Fanincrton H,-it’o.av or

Kanienarnana Hl,jhcay Tr,a provsDn rtva,;s ‘.‘rer5 tIers J.5 cuer I-axn’’_l-I fIJI
JCs

4
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A BILL FOR AN ORDINANCE

(B) The maximum setback must be measured from the front property
line to the extedor face of the buUding. See Figures 21-9.3 and
2 1-9.4

(C) The minimum and maximum front setbacks may be modified as
follows:

(h Buildings may encroach into the front yard: provided that:

(aa) A paved public sidewalk at least 8 feet in width fronts
the building: or

(bh) Other buildings on the same block and sharing the
same street frontage are set hack less than 5 feet
from the properly line, and the proposed building
location will match the exishng setbacks so that the
oroposed building facade creates a consistent
building alignment.

Buildings may be located beyond the mcxiii urn setback if
the addtional setl:iack is necessary to provide for a tree
v;niiin tile p’opeis’ because ta ‘cii feasrhie to icAicle fun
steel trees within the adjavent riuht—of—way LIre to lm
sict’ as thur rocation of existing nrrastrr ictuis

(I) Sticet facade a/lu! nrddie rc7 piece/TIe,’? t.

(it On coins zor1tnq ots fontno at east one key stree:
lu.idings mast be locater! wi:hin 30 reel if sucn C omen, See
F;gure 21-9.5.

tin On a zoning lot with a street frontage of 100 feel or less per
frontage, the ground floor bujiding facade rrust be Placed
wittirn the maximum front setbacs: for at least 75 percent of
tie Heai stteet fir to ‘as See Fiance 21-9.6,

On a zonnug lot vrt a steel oniage greater than 100 feet
per frontage. the ground Floor hi luling facade ni net he
placed wilhin the maximum front setback for at least 65
percent of the Hnoar street frontage. See Figure 21-9.7.

tier Wnere a zcninq lot fronts rwo 0’ more key streets he
aupl!cant mae desiunate one of the streets cr corners for
purposes of str.et facade and building placement. the

3
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A BILL FOR AN ORDINANCE

structure must be placed within the maximum setback on at
least one key street. Setback improvements must be
provided along all key street frontages, as set forth in
§ 21-9.100-8(a)(3)(E). See Figures 21-9.8 and 21-9.9.

(v) Any portion of a buHding above 60 feet in height must he set
hack at least 50 feet from the side and rear property lines
and spaced at least 100 feet from any portion of other
hulldinas above 60 feet in heIght on tie same zoning lot, as
depicted in tI e following lu straton

(‘.‘g 0 preserve important vIews, no sirLictures gmate rtrian 3
feet fl heght . except tor open work fences. nay be
.r.ristructpd H U ie aj eas donut led as view con idors IF

§ 21 9. 13012 oxi,luic the U rector mey .loprove rises
StIuctLJ”eS 5! OW&’ in :1Ol(iai’T iequir;o yicis provIucU

no v.e.vs. ‘5J: he a:J’..crsev mpilCteSL

vii) Fuilclings chLoe 40 feet n height must he orented .oitn the
long axis ,CjLf1fld in a mauka-inakai direction.

Fo’ Structures wif’un 15 feet of the urcpertv’ tine with
ccmmercal or ndistnial uses oil the ground floor, the
setback area between the prooertv hne and the buudina,
facade mLIst be improved with a comhnation of hard

HX’—

I,

he
and

that

E) Setback niumvenents

6
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A BILL FOR AN ORDINANCE

surface, landscaping that does not obstruct pedestrian
access to the setback area, and pedestrian amenities, such
as outdoor dining, benches and publicly accessible seating.
shade trees, portable planters, trash and recycling
receptacles, facilities for rechargina electronic devices, Wi-Fi
service, bicycle facilities, or merchandising displays.

(ii) Awnings and other sunshade devices may exceed the 36-
inch horizontal projection limit established in § 21 -4.30th),
anti may encroach into the right-of-way: provided that they
meet all requirements of the hu!lding codes ana do not
conflict with any street tree requirements.

(iii) For ground-floor residential uses. covered porches, stoops.
or lanais may encroach into the required front yard. Other
portions of the front yard must be landscaped. except for
necessary access drives and walkways.

rFr For zoning lots, on key sti’ests in the apartment rnixecluse
districts. walls arid fences located between the properly lu’io
and the Ti oni facade of a L’r.irltnci set back 1 F feet or iCSS

must no! exceed 3 feet in height,

) Where.: s:d> yard, ea; yard. or zonnq tstrct ooum,lary ii cc
abuts a nesignateci bike-’A’aIk g’ee:’Iwav. a 10-toot setr:ack
mus he prn’.:dea Thrs setback area musi be landscaped or
improved with a combi nation of hard surface. landscaprng.
and peclestriEin amenities, such as benches. shade trees,
water fountains. or bicycle facilities to ennance tha greenwa
user experience-. TIre setback area r’nay also he used for
convenience :,r ‘ coin mercial purposes that support the users.
of the bike-walk greenway, sLich as outdoor dininci
merchandise displays. bicycle repair stations and
ref reshmerit kiosks. No fences. except for oper work tences

I I)r,tcyUrc 4teeHn noi :ce (‘Ct

the 10-foot setbacs area. For the prirposes of this sector.
openwork means at east 50 percent open.

(H: If a street tree pian or TOE) specis.! district street tree. plan,
exists for the street that rron:s ti’ie project. rhO appi cant shah
nstail street trees, as required by the director.

7
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K) The standards of this subdivision may be modified through a
special district permit if at least one of the following
conclusions may he made:

(i) Irregular properly lines, zoning ci conhguration,
coastal hazards as proiected using best available
science. or topography of the zoning lot render the
yards, setbacks. street facade, or building placement
standards infeasible:

(h The existing bLilit environment is arranged in SLich a
way that the yards. setbacks. street facade, or
buBdinq placement standaras are incompatie or
Linreasonahie, and better overall design may he
achieved by following existing developrent patterns;
or

(in) he propose:) unilding Z5; enEnt pio\.’Cies pub civ
r.,neHhin iF: lv usable DFP ke n thorinq ra -:es.

vii rot detract fran tiie pu:puees of the TO[)
special dist!”ct

(4 ;3/,Ir/(j11 ?,7 o’ientat’nn and et7tOlflceS.

A: Bu;’dir’n aGaLiLS 11551 be ;JrouDrfl!nalltiv orie:ltet 10 and
oara!Ic w:th ti-a street. .‘r:nn;1vi’.e. or adjacent oublrc;
spares A piimay builcLng entra:rc be pIaC&F Oh
st’et frontage. See Fioures 21 -9.10 1hroucii 21-9.12.

B) Where multiole businesses are located aioncl the front
facade of the oroun d floen of a bui ini. each estrbirsnrriHnr
rust nave a sonaraic entrance on that street ‘loniadie

;Cr A least one entrance musi be placed every ad Teet ot inc
binldiiiq lacade Iacng a street or pedestrian piaza.

(D) The requirements of this subdivision may be iiiodifiec{
thsuoh a speoal dsrict pemit -‘ reqJai p’upen lines..

;ot con!gLi ra:icrr . or topograp;’iv of the zorno lot
“enoers then infeasible.

51 But/cling transparency. blank wall it/flits. and i equtred npenngs for

S
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A BILL FOR AN ORDINANCE

(7toLIflc/-T/QOr faca c/es,

(A) Building facades within 20 feet of a front or street-facing
propeny kne mLIst contain windows, doors, or other openings
for at least 60 percent of the building facade area located
between 2.5 and 7 feet above the leve of the sidewalk.
See Figure 21-9.13. Blank walls must not extend for more
than 25 feet in a continuous hohzonta plane wnnout all
opening on the ground floor of a building: provided that’

(i) Along key streets, this provision applies to all
buildings, except for the poltions of a building with
residential dwelling units on the ground floor.
Residental lobbies are sUbject to the transparency
standard: and

hi) Along Ion-Key streets, structures with residential oi
indusTrIal uses on the ground floor are exempt from
this standard.

fBi Opeihngs fulfllhnq this requrreluent must be designer] In
VIEwS mo \‘Jck aleas. depla aces. sales areas.

lonbes. or milar actve spaces. cr mO WI ‘lOW displays hat
we -at toast 3 lest deep.

(C) Modifications to thc hui:cliriq transpal ency staI’;darcl may be
9pPro’J’ed thloriph a sueclal distrct permit: prrsilded that:

The o nnosncl tiSO has unique n:jnratia ‘at
charactertstics for wnich :he ect,;’iecl wsdovvs and
opeii IQS are lnconlpatbtc. such as n the cae o a
cinema or theater: and

lu Street—facing buddng faccicles will exhibit architectural
relief and detaii, and will he enhanced with
landscaping and stree.t furnltu re. cr provide ca ‘Oples

and a’.\nnos in such a lfljnne: as to create \‘isuaii
nte”csi at the oedIes:ran level ar:cl activate the
sdewalk area.

‘:Bi Peclestrtan wa/kways. \‘Va]cvoiys with a rr’iIninlum 5-foot

9
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unobstructed width must he provided according to the following
standards:

(A) Pedestrian walkways must create internal connections by
connecting all buildings on a zoning lot to each other, to
onsite automobile and bicycle parking areas. arid to any
onsite open space areas or pedestrian amenities.
See Figures 21-9.14 and 21-9.15:

(B) Pedestrian walkways must connect the principal pedestrian
entryway to a sclewaiK on each street frontage:

(C) Direct and convenient access must he provided to
neighboring properties from commercial and mixed use
developments on zoning lots 1 acre or more ir size
whenever possible: and

D; Where walkways cross or are parallel to driveways parking
areas, or hadino areas. tl’rev must he clearly identtf:able
through (lie isa oc dikerent pavriq materials or other cscal

SECTION 4. Section 21-9.. 100il: Revised Ordinances of Honolulu 1999 (‘TOD
special distrct-project classf cation is al ended Lv revising Table 21 —9.8 TOD Specal
District P’o.ect Cassificatron to read as forlows:

Table 21-9.8
TOD Special District
Project Classification

Activity/Use Required Permit 7 Special Conditions

Malor modification. addrkions. Projects on key steels are
orie\; cc’s:cucuor on sr’ss 1 AM others wdi be

or morE in sze minor. cn:ess :r’c ctcoto.’ra S
detei’nii:ieo that tie proect
iiia’ resuit Fl

rr’.ipaots.

10
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----—--___
Table 21-9.8

TOD Special District
Project Classification

Activity/Use Required Permit Special Conditions

Minor additions to existinp
structures or construction of
new accessory structures on
sites 1 acre or more in size

[AItefations-a repai-•en-sitee
ecie-ae+e-a r-rnere-4n--sie]

Major mochtication. alteration.
repair. additions, or new
constrLiotron on sites less
than one acre in size

lnteiioi or uJO;i(Ji repeais.
a te rations a’ d re nova ions to
al Strr..rCtLr J Os

I’!.IIt)r1S o FAI

has determined that the
Project may result in
substantial impacts.

Projects on key streets are
minor. All others will be
exempt, unless the Jheotor

See 21-9.1 OU-Sa)( I (A.
PITT approval nay P’
I ocrLJveJ prior to ohtainrnq a
ilr2r.Oi Caifl:!!. -

Or:::: S 2 ° iQU-3(a
PD-T a ‘:Ca fiery
reqii6c orior to oula no
niaic: :jerrnrt.

[E]

F

Lu

IN

11
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Table
21-9.8

TOD Special District
Project Classification

Activityiuse Required Permit Special Conditions

standards:

• Street facaoe and
budding placement

Building orientatIon
and entranCes

o Buildilig transparency

• NuIiiheI üt parking
stalls

Locatol I

Ij:’nLkrirl sultana

o LocatIOn ci service
area and loading

r eons

o l3icyole parkng

o ‘CIt OllU ml LuRI t,ISit

desnv arc ocatcn
oi’ov;sc)ns ni the
aoatflcn ‘,‘iixed

stnc!s

Addltonal Lomniercal
density in the
apartment mIxer LISC

d is toil ts

Where modifications to the
standards are otherwise
covered in a maor pernitt. the
minor permit IS not ‘equired.

ReorniIcnII’Et’ion 01

sdewak area

• Yards a id setbacks

0

Demnhtion ot structures r

Reniclential units in the IMX-i ni
cLstnct

12
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Streetsoape improvements.
I including street furniture, light

fixtures, sidewalk pavg. bus
shelters and other elements
in public rights-of-way when
part of the development of a
zoning lot

iviajor anyva-orace
infrastruct ‘a mproveni ems
not coverec elsewhere.
including ne:.3. ‘cachc’ays.r.oacl
wiac—riligs. new suoslations
new rs sum significant
improvements to exisilnu
PrKs

F1mnor abc’vc—ciracle E
infrastructure improvements
not cnvec d ehsecvh•c re: a
heh;v_jrcnlr:
i:1ip:DVc1’J!’s: and ali
eniercIicy and rc.mtuie rl:1cIr
and no’Uenance work

If the director has deternined
that Ihe project may result in
substantial impacts to a TOD
special district, a minor permit
is required; otherwise exempt.

Where addressed as part of
another permit, a minor permit

If the d;i ecior has ouei iflV5U

that the pro3ect FiiS7 resu;1 in
substantial moac:s to a TOE)
special district, a. ninor pormit
is requnerl: othc’rvvisc exempt.

A BILL FOR AN ORDINANCE

• Table 21-9.8
TOO Special District

• Project Classification

Activity/Use Required Permit Special Conditions

mb

nE

A sj,;*eti cLsir.c: p’eutmc is mci eq’cirecm fOi accviiiss ccci uses ciassmed as excu’m;pt. as vum as
other p’nhc: types tnat dc not fall intoc ne of the cataciom ic_s [sled above. These activities ci ci

I uses. however, must still conform to the anpi’cable oujeccves and standru ide of the speci:R1
district. This conformance wiN he determined at the huNd:ng permit appUcation stage.
Pursuant to § 21-2.11 0-7.. 21 -9.100-8(a) 1 )(A) and 21-9.1 00-8(ahl )(D). PD-T approval may
be required prior to obtatninc a majo” special dstrict pemit. Whom e a PD-T or major special
distnet ‘erlrmt are otherwise roqu!red. a eparaio minor snecial ciisthct ermit is not requmred.

Lecienci: Hrcect classñcetion: NI = bicior: mn = Miuor: E Exe:nct

13
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SECTION 5. Section 21-9.100-12. Revised Ordinances of Honolulu 2021 (TOD
special dsfrict boundaries), is amended by adding subsection (fl to read as follows:

‘U) The Halawa (Aloha Stadium) station area TOD special district boundaries
are desic;nated on Exhibit 21-9.24, set forth at the end of this article.”

14
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SECTION 6. Chapter 21, Article 9, Revised Ordinances of HOnOILIILI 2021
(“Special District Regulations), is amended by adding a new Exhibit 21-9.24 to read as
follows:

EXHIBIT 21-9.24
Halawa (Aloha Stadium) Station Area

Halawa TOD Area

C

15
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SECTION 7. Ordinance material to be repealed is bracketed and stricken. New
material is underscored. When revising, compiling, or printing this ordinance for
inclusion in the Revised Ordinances of Honolulu. the Revisor of Ordinances need not
nclLlde the brackets! the material that has been bracketed and stricken, or the

LI nderscori ng -

SECTION 8. this ordinance takes effect upon its approval.

INTRODUCED BY:

DATE OF INTRODUCTION: ——

AUG 3 02023

_____

Honolulu. IHawaji Councilniembers

APPROVED AS TO FORM AND LEGALITY:

Deputy Coiporation Counsel

APPROVED this day of , 20

RIck Biangiardi. Mayor
City and County of Honolulu
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PLANNING COMMISSION

KOMIKINA HO’OLALA

CITY AND COUNTY OF HONOLULU

RICK BLANGARDI
MAYOR

PHONE: (808) 768-SODa • FAX: (808) 768-6041
DEPT. WEB SITE: www.honouludpp.org • CITY WEB SITE: www.honotuu.gov

PANE MEATOGA. Chair
RYAN J. K. KAMO. Vice Chair

KEN K. FIAYASHIDA
NATHANIEL KINNEY

HILAR E ALDMAR
MELISSA MAY

KM NANI KRAUT

The Honorable Tommy Waters
Chair and Presiding Officer

and Members
Honolulu City Council
530 South King Street, Roam 202
Honolulu, Hawaii 96813

August 11, 2023

Dear Chair Waters and Councilmembers:

SUBJECT: Halawa Area Transit-Oriented Development (TOD) Land Use
Ordinance (LUO) Amendment to TOD Special District

The Planning Commission held a public hearing on July 26, 2023 in the above
subject matter. Public and written testimonies were received. The public hearing was
closed on July 26, 2023.

The Planning Commission voted unanimously 7:0 to recommend approval of
amendments to Chapter 21, Revised Ordinances of Honolulu 1990, the LUO, relating to
the TOD Special District and its expansion by adding the Halawa TOD rail station area
recommended by the Director of the Department of Planning and Permitting (DPP).

Enclosed is the DPP’s transmittal to the Planning Commission, written testimonies
and comments, and the draft Bill.

DEPT. COM. 616

P&E



The Honorable Tommy Waters
Chair and Presiding Officer
and Members

August 11, 2023
Page 2

Should you have any questions, please contact me at (8DB) 768-8007.

Sincerely,

C
Pane Meatoga Ill, Chair
Planning Commission

Enclosures

ACKNOWLEDGED: ACKNOWLEDGED:

(—mc Z3n
I. fcq 1

____________

Rick Blangiarch Dawn Takeuch Apuna, Director
Mayor Department of Planning and Permitting

Michael D. Forrnby
Managing Director
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TO: Pane Meatoga. IlL Chair
and Members of tne Planning Commission

FROM: Dawn Takeuchi Apuna9rector
- 6

Department of Hanning and Permitting (DPP) C

SUBJECT: [-lalawa Area Transit-Oriented Development ROD)
Land Use Ordinance (LUO) Amendment to TOD Special District

In accordance with enabling Ordinance 09-4, elating to POD, we are pieased to
transmit two zonnig hills to implement the adopted Halawa Area TOD Plan These bills
cover one add1ional rall transit station area and propose the following:

• Zone changes for Halawa (Aloha Stadium) station area, approximately
227 acres: and

• Amendments to LUO Article 9 (Revised Ordinances of Honolulu [ROHI
Chapter 21) TOD Special District that incorporate the same station area
and certain updates.

Each proposed bill is accompanied by a staff report and recommendations. This
memorandum frames the amendments within the larger context of the Citys TOD
efforts. Ordinance 09-4 states, in part, that “... a general land use scheme must be
created that provides for a del/berate, inclusive process to plan for TOD so that we/I
c/cf/nec!, meaningful, and appropriate iegulatoiy and incentive programs can be adopted
for each atea around a transit stateoti or type of stat/on.” The DPP has followed such a
process to develop the neighborhood TOD plans and is recommending approval of the
proposed zone changes and LUO amendments.



Mr. Pane Meatoga, Ill, Chair
and Members of the Planning Commission

July 10. 2023
Page 2

Land Use PlannThg
The neighborhood TOO plans identify opportunities for new development, orderly
growth, and improved accessibility around the rail transit stations Each plan covers
one to three station areas, and addresses land use, circulation, urban design, housing,
community facilities, parking, pedestrian amenities, historic and cultural enhancements,
and infrastructure. The neighborhood TOD plans are aligned with the Oahu General
Plan and regional development plans. All of the neighborhood TOO plans have been
adopted by the City Council.

As discussed in the attached zone change report, the DPP has analyzed all TOD
properties along the entire rail transit corridor for sea level rise impacts. If over half of a
property is impacted by the referenced 3.2 feet of projected sea level rise, it is being
excluded from the TOD Special District and zone changes. even if recommended in its
neighborhood TOD plan, since policies and regulations are still being developed to
more fully address impacts The Halawa TOD area is not impacted

Regulations and Community Benefits
The proposed LUO amendments and zoning map changes will he!p rhroct and manage
growth around the rail transit stations. One of the Host important changes involves
rezoning Irom single to mi>ed uses. The City-initiated zone changes ‘viM expand the
types of allowable uses and are intended to stimuate appropriate development activity
around the stations.

The proposed TOD zoning for Halawa generally provides additional development rights
to incentivize TOD and achieve desired community benefits. Any height increase over
the current limits wiN be a bonus height. Bonus height and density are regulated
through the TOD Special District within the LUO and require the provision of community
benefits (e.g., affordable housing and streetscape improvements), which help further
implement the neighborhood TOD plans.

The TOD Special District is designed to supplement or modify the under1yng zoning
district regulations to promote TOD (e.g.. front yard requirements are relaxed to alow
outdoor dining), while providing opportunities for review and comment on major
projects. It also specifies site layout and ground-floor building design requirements to
promote walkable, active streetscapes, and usable public space. These development
standards are intended to improve the pedestrian experience around the rail transit
stations especially along designated ‘key streets.” which are expected to handle the
most pedestrian and business activity.



Mr. Pane Meatoga Ill, Chair
and Members of the Panning Commission

July 10! 2023
Page 3

An island-wide affordable housing requirement (AHR), pursuant to ROH Chapter 29!
imposes higher percentages of affordable housing on for-sale residential projects
seeking TOD bonuses! among other factors. Whereas prior zone change applicants
executed unilateral agreements to provide affordable housing! the AHR will apply to
projects in these City-initiated TOD zone change areas that meet the applicability
criteria stated in ROH Chapter 29. As mentioned, projects can also provide additional
affordable housing as a community benefit to receive bonus height arid/or density
through TOO permits Various ordinances have created financial arid other incentives
to develop affordable housing.

The TOD Special District and zoning were already adopted for the two Waipahu station
areas through Ordinances 1754 and 17-56! respectively; and for the three Aiea-Pearl
City station areas through Ordinances 22-29 and 22-30! respectively. Through this and
future submittals. zoning and the TOD Special District will he expanded to incorporate
aciditionai station atas. based on the recomniendations of the adopted neighborhood
TOD plans. Upcoming TOD neighborhood submittals will focus on the initial rail transit
service areas.

Participptory Process
The neighborhood TOD plans were developed with extensive community engagement.
Further engagement occurred for the LUO and zone change proposals. The Aiea and
Aliamanu-Salt Lake-Foster Village-Airport Neighborhood Boards did not take a position
on the proposals. The TOD website (www.honolulu.gov/tod) provides additional
opportunities to obtain information and provide input on TOD items, such as projects
and proposed regulations.

Re co iii ni end at ior 1

The DPP has found the LUO and zone change proposals to be consistent with State
and City land use plans and policies. Therefore, the DPP recommends approval.
Please review the reports and recommendations and then forward them, together with
your findings and recommendation through trio Mayo, to the City Council.

Thank yo for your continued support of these efforts.

Enclosure(s)

cc: Mayor Rick Blangiardi
Michael 0. Forrnby, Managing Director
Council Chair Tommy Waters



LUD AMENDMENT RELATING TO THE
TRANSIT-ORIENTED DEVELOPMENT SPECIAL DISTRICT

I. Introduction

The Transit-Oriented Development Special District (TOD SD), adopted Linder
Ordinance No. 1 7-54, established the overall regulatory framework for the entire rail
corridor. It also estabUshed development standards to facilitate transit-enhanced
neighborhoods around the Hoaeae (West Loch) and Pouhala (Waipahu Transit Center)
rail stations. Ordinance No. 22-29 expanded the TOD SD by adding three rail station
areas: Halaulani (Leeward Community College), Waiawa (Pearl Highlands), and
Kalauao (Pearlridge). Ordinance No. 22-29 also added new regulations, which
identified important view corridors, established tower separation and building orientation
standards. and clarified TOD SD permit requirements for height and density bonuses.

The current proposal will expand the TOD SD by adding the Halawa (Aloha
Stadium) station area based on specific recommendations in the Halawa Area TOD
Plan (TOD Plan). Adjustments to existing regulations based on our experience
implementing the TOD SD are also proposed. Most of the proposed changes will apply
to the entire TOD SD. Specifically. the proposed amendments to the Land Use
Ordinance (LUO) will:

Add a new exhibit to show the new station area and key streets:
o Add a section about the primary design objectives of the area covered under

the TOED Plan; and
o Clarify the permit requirements for height honLises arid minor additions within

the TOD SD.

II. Halawa Area TOD Plan

On December 9, 2020, the City Council adopted the TOD Plan under Resolution
No. 20-224, CD1, The TOD Plan area includes the Halawa çAloha Stadium) station
area. The proposed LUO amendment will expand the TOD SD to include this station
area. A separate bill with zonrng map amendments to establish mixed-use zoning
districts and height limits in the new station area is being transmthed to the City Council
via the Planning Commission in concert with these LUO amendments.

The LUO will summarize the primary design objectives and priorities of the TOD
Plan area. as summarized below:

• Develop a TOD-oriented sports arid entertainment district tied to the stadium
in the Halawa (Aloha Stadium) station area;

o Establish a gateway corridor connecting the rail station and stadium; and
• Concentrate an eclectic mix of street-level retail with consistent frontage

along Salt Lake Boulevard.



Ill. Public Meeting and Request for Comments

On May 16, 2023, the Department of Planning and Permitting (DPP) presented
the proposed LUO and zoning map amendments during a community meeting at Aiea
Elementary SchooL Property owners impacted by the proposed changes and those
within 300 feet of the proposed changes were notified of the meeting by mail. In
addition, requests for comments were mailed to agencies and community organizations.
The DPP did not receive any written comments related to the proposed LUO
amendments of the TOO SO. The accompanying report for the zoning map
amendments includes further discussion.

IV. TOD SD Project Classifications

A minor change is proposed to update Table 21-9.8, TOD SD Project
Classification Table. Based on our experience with implementing the TOO SO
regUlations, we found that on project sites larger than one acre, minor additions along
key streets would require a Major TOO SO permit due to the general language of
“additions”. Generally. minor additions do not need the level of detail, analysis, and
scrutiny of a major permit. Therefore! we recommend that a project classification he
added for “minor additions to existing structures or construction of new accessory
structures on sites one acre or more in size.” Items that could be considered as minor
additions or accessory structures include, but are not limited to, new photovoltaic
structure, new canopy structures or awnings, or storage room additions to existing
structures. Essentially. a minor TOO SD Permit would be required for such projects
when proposed along identified key streets within a rail station area. Adding the project
classification ensLires that TOO SD objectives, principles, and designs are achieved,
while streamlining our perit processing. This would apply to all TOO SD areas.

V. Conclusion

The expansion of the TOO SO into the area covered under the TOO Plan builds
upon and improves the existing TOO SD. Once this draft bill is passed:

o One new station area will be added to the TOO SO (identifying additional key
streets may he necessary as large properties develop with new roads, such
as the stadium site);

• The primary design objectives for the station area will be spelled oLit; and
o The TOD SO height bonuses and permit project classifications wHI he

clarified.

We recommend passage of the draft bill.
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ORDINANCE
CITY COUNCIL
CITY AND COUNTY OF HONOLULU BILLHONOLULU, HAWAF1

A BILL FOR AN ORDINANCE

RELATING TO THE TRANSIT-ORIENTED DEVELOPMENT SPECIAL DISTRICT.

BE IT ORDAINED by the People of the City and County of Honolulu:

SECTION 1. PLirpose. The purpose of this ordinance is to expand the transit-
oriented development (‘TOO”) special district to include one additional Honolulu Rail
Transit Project station area and to incorporate land use standards and guidelines for
that area based on the recommendations in the Halawa Area TOO Plan.

SECTION 2. Section 21-9.100-2, Revised Ordinances of Honolulu 2021
(‘Neighborhood TOD Plans”), is amended by adding subsection (i) to read as follows:

“ifi The primary design objectives of the Halawa Area TOO Plan are as follows:

{j) Develop a TOO-oriented sports and entertainment district tied to the
stadium in the Halawa (Aloha Stadium) station area;

(?) Establish a gateway corridor connecting the rail station and stadium: and

Concentrate an eclectic mix of street-level retail with consistent frontage
along Salt Lake Boulevard.”

SECTION 3. Section 21-9.100-8, Revised Ordinances of HonolulLi 2021
(‘General requirements and development standards”). is amended by amending
subsection (a) to read as follows:

‘(a) Site development and design standards. Development standards are as
established for the underlying base zoning district except as provided below.

(1) Density and height.

(A) The maximum FAR is as prescribed by the underlying zoning
district, unless modified through a special district permit or PD-T
permit, through which an applicant may seek approval to exceed
the base FAR up to a maximum FAR as follows:

1 D-61 6(23)



CITY COUNCIL ORDINANCE

• 1 1 CITY AND COUNTY OF HONOLULU
HONOLULU, HAWAII

A BILL FOR AN ORDINANCE

BMX-3
Apartment and Industrial and

Apartment Industrialand B-2
Mixed Use Mixed UseDistricts
Districts Districts

Base FAR 25
Refer to Table Refer to Tab

• 21-
Maximum FAR with Minor -

3.o 12 x Base FAR 1.2 x Base FARSpçaJDtnct_PermLt

_______ _____

Maximum FAR with PD-I
7,0 2.0 x Base FAR 2.0 x Base FARApprOVal

_______________ ___ ___

(B) The open space bonus provisions of 21-3.110-1(c) and 21-
3.120-2(c) are not applicable.

(C) In the apartment mixed use districts, the maximum commercial use
density and location provisions of 21-3.90-1(c) and Table 21-
3.3 may be modified through a special district permit if the
proposed development meets the objectives of the TOD special
district, as enumerated in § 21-9.100-6.

(D) HeighL For maximum height not prescribed to a zoninqjiistrictL in

this chapter, the allowable height is as prescribed on the zoning
map-unlessrned44ed1ltrough-.a speoaidistriot-of-RD-T-perm#1. An
applicant may seek approval to exceed the base height up to the
parenthetical height identified as the bonus height limit on the
zoning map, where apphcabie. throuc Ia special district or PD-T
approval as foilovs:

Maxmum Hoight with 60 feet over the base height limit: or
Minor Special District twice the base height limit, whichever
Permit is less

Maximum Height with 120 feet over the base height imit; or
Major Special District three times the base height limit,
Permit whichever is less

More than 120 feet over the baseMaximum Heigli with
height limit; or more thall three timesPD-T Approval
he base height limit, whichever is less

(E) Where a TOD special district permit is sought to achieve height or
density bonuses, the degree of flexibility requested must be

• 2



ORDINANCECITY COUNCiL
CITY AND COUNTY OF HONOLULU BILL

HONOLULU. HA’NA{ -

A BILL FOR AN ORDINANCE

commensurate to the community benefits the development will
provide for the enhancement of the surrounding area. The highest
degree of flexibility may be authorized for those projects that
demonstrate:

(i) The provision of measures or facilities, or both, to promote a
highly functioning. safe, interconnected. multimodal
circulaton system. supporting easy access to, and effective
use of the transit system on a pedestrian scale:

(ii) The provision of open space, particularly usable, safe, and
highly accessible public acconimociations. gathering spaces.
or parks. either onsite, within the TOD station area. or at a
pLlblic park or gathering space within 400 feet of the same
TOD station area boundary: and

(iH) An appropriate mix of housing and unit types, parficularly
affordable for-sale or rental housing. or both, located on the
project site or within the same rail station area as the project
site. AfforLlable housing provided as a community benefit
under this paragraph must be in addition to the affordable
housing requtements of Chapter 29! which are based on a
percentage of the total number of dwelling units in the
principal project. and include higher percentages for lPD-T
PD-T and TOD special district projects seeking bonus height
or density, or both.

The above notwithstanding, the completed project must be
able to contribute positively to the economic enhancement of
the affected area and the city, particularly with regard to
providing a broad mix of uses, diverse housing, and diverse
employment opportunities, including but not limited to
whether the construction workiorce employed on all phases
of the project will be paid no loss than the prevailing
minimum wages established for publIc works projects
pursuant to HAS Chapter 104.

(F) When an applicant seeks to exceed the base height or density
through a special district permit. the following conclLsicns must be
made:

3



ORDINANCE
CITY COUNCIL
CITY AND COUNTY OF HONOLULU

HONOLULU, HAWAII

(i) Additional project elements that provide community benefits
beyond what would otherwise be required have been
incorporated into the project plan, as described in
§ 21-9.100-9(e);

(B) The increase in height or FAR is reasonably related to the
level of community benefits provided;

(Hi) The additional FAR or height will not be detrimental to the
quality of the neighborhood character or urban design, and
will not negatively impact any adopted public views: and

(iv) The provision of community benefits in conjunction with the
increase in FAR or height will further the goals and
objectives of the TOD special district and the applicable
neighborhood TOD plan.

(2) Building area. Within the TOD special district, the building area standard
for zoning lots in the apartment mixed-use and industrial mixeduse
districts, as set forth in Tables 21-3,3 and 21-3.5, respectively, are not
applicable.

(3) Yards, setbacks, street facade, and building placement.

(A) Required yards (in feet) in a TOD special district are as follows:

Required Yard 8-2 and Apartment and Industrial and
Standards I3MX-3 Apartment Mixed IndListrial Mixed

Districts use Districts Use Districts

lvi I 0 0 LI in
Front All Streets 5

Setback

Non - Key
10 None

Maxunum Street
Front

. KoyStreet 10 15 10
Setback

Highway2 15

Front setbacks may be modified pursuanl to § 21-9.100-B(a)(3)(C).
2 For the purposes of this subdivision, “liiqhway refers to Farilngton [-Uqhway or

Kamehameha Highway. This provision prevails where there are other iiaximum front
setbacks.

BILL

A BILL FOR AN ORDINANCE
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_______
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A BILL FOR AN ORDINANCE

(B) The maximum setback must be measured from the front property
line to the exterior face of the building. See FigUres 21-9.3 and
2 1-9.4

(C) The minimum and maximum front setbacks may be modified as
follows:

(i) Buildings may encroach into the front yard: provided that:

(aa) A paved public sidewalk at least 8 feet in width fronts
the building; or

(bb) Other buildings on the same block and sharing the
same street frontage are set back less than 5 feet
from the property line, and the proposed building
location will match the existing setbacks so that the
proposed building facade creates a consistent
building alignment.

(H) Buildings may he located beyond the maximum setback if
the additional setback is necessary to provide for a tree
within the property because it is not feasib’e to provide for
street trees within the adjacent right-of-way due to limitations
such as the location of existing infrastructure.

(D) Street facade and building p/acemenL

(i) On corner zoning lots fronting at least one key street,
buildings must he located within 30 feet of such corner. See
Figure 21-9.5.

(ii) On a zoning lot with a street frontage of 100 feet or less per
frontage. the ground floor building facade mLISt be placed
within the maximum front setback for at least 75 percent of
the linear street frontage. See Figure 21-9.6.

(Hi) On a zoning lot with a street frontage greater than 100 feet
per frontage. the groLlnd floor building facade must be
placed within the maximum front setback for at least 65
percent of the linear street frontage. See Figure 21-9.7.

(iv) Where a zoning lot fronts two or more key streets, the
applicant may designate one of the streets or corners for
purposes of street facade and building placement. The

5
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structure must be placed within the maximum setback on at
east one key street. Setback improvements must be
provided along aB key street trontages, as set forth ill

§ 21-9.100-8(a)(3)(E). See Figures 21-9.8 and 21-9.9.

(v) Any portion of a building above 60 feet in height must be set
back at least 50 feet from the side and rear property lines,
and spaced at least 100 feet from any portion of other
buildings above 60 feet in height on the same zoning lot, as
depicted in the following illustration:

(vi) To preserve important views, no structures greater than 3
feet in height, except for open work fences, may be
constructed in the areas identified as view corridors in the
§ 21-9.100-12 exhibits. The director may approve uses and
structures allowed iii standard required yards: provided that
no views will be adversely impacted.

(vH) Buildings above 40 feet in height must he oriented with the
long axis ahgned in a mauka-makai Irecilon.

(E) Setback n7!orovernents.

(i) For structures within 15 feet of the propeily me wtn
commercial or industrial uses on the ground floor, the
setback area between the propelly line and the building
facade must be improved with a combination of hard

a
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surface,landscapingthat doesnot obstructpedestrian
accessto the setbackarea,and pedestrianamenities,such
as outdoordining, benchesand publicly accessibleseating,
shadetrees,portableplanters,trashand recycling
receptacles,facilities for rechargingelectronicdevices,Wi-Fi
service,bicycle facilities, or merchandisingdisplays.

(U) Awnings and othersLinshadedevicesmay exceedthe 36-
inch horizontal projection limit establishedin § 21 -4.30(b),
and may encroachinto the right-of-way; providedthat they
meetall requirementsof the building codesand do not
conflict with any streettree requirements.

(iii) For ground-floorresidentialuses,coveredporches,stoops,
or lanaismay encroachinto the requiredfront yard. Other
portionsof the front yard must be landscaped,exceptfor
necessaryaccessdrives and walkways.

(F) For zoning lots on key streetsin the apartmentmixed-use
districts, Walls and fenceslocatedbetweenthe property line
alirl the front facadeof a building set back 15 feet or less
must not exceed3 feet in height.

(C) Wherea side yard, rearyard, or zoning district boundaryline
abutsa designatedbike-walk greenway,a 10-foot setback
must be provided. This setbackareamust be landscapedor
improved with a combinationof hard surface,landscaping,
and pedestrianamenities,suchasbenches,shadetrees,
waterfountains,or bicycle facilities to enhancethe greenway
userexperience.The setbackareamay also be usedfor
convenienceor commercialpurposesthat supportthe users
of the bike-walk greenway,suchasoutdoordining.
merchandisedisplays,bicycle repair stations,and
refreshmentkiosks, No fences:exceptfor openworkfences
that do not exceed4 feet in height, may he erectedwithin
the 10-foot setbackarea. For the purposesof this section,
‘openwork” meansat least50 percentopen.

(H) If a streettree plan or TOD specialdistrict streettree plan
existsfor the streetthat fronts the project, the applicantshall
install streettrees,as requiredby the director.
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